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 ADDENDUM 

 

1.1 This application represents a resubmission. This resubmission is a 

consolidated application in light of the refusals of planning permission 

referenced as P/2017/0623 & P2018/0223, both refused on 30 July 2018. 

1.2 A pre-application consultation exercise was undertaken for a comparable 

scheme on the same site in 2017 and a pre-application consultation report 

prepared and submitted accordingly. The application before the LPA now 

represents a comparable scheme, of a reduced scale and density of 

development, on the same application site. It is submitted that principles 

of the development are directly comparable and hence the originally 

submitted pre-application consultation report is still applicable in the 

context of determination of the planning application. 
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 INTRODUCTION 

 

2.1 This pre application consultation process has taken place in advance of a 

full planning application at the site of Broad Oak Farm, Rossett for the 

conversion and part demolition of the existing barns to create 13 residential 

units.  

2.2 The scheme is classed a major development (with 10 or more units / a site 

area greater than 0.5 hectares) and triggers the requirement for a 

consultation process. 

2.3 The Town and Country Planning Development Management Procedure 

(Wales) (Amendment) Order 2016 sets out the requirements for a pre 

application consultation.  

2.4 The pre application consultation report must contain the following: 

a) A copy of the site notice;  

b) a declaration that the site notice was displayed in accordance with the 

statutory requirements, i.e. in at least one place on or near the 

development site for no less than 28 days;  

c) a copy of the notice given to owners and occupiers of adjoining land;  

d) copies of all notices provided to councillors, town and community 

councils, and specialist consultees;  

e) a summary of all issues raised in response to the statutory publicity 

(i.e. site notice and letters to owners, occupiers) – the developer must 

confirm whether the issues raised have been addressed and, if so, how 

they have been addressed; and  

f) copies of all responses received from specialist consultees with an 

explanation of how each response has been addressed by the developer.  

2.5 Each of these items are contained with the report. 

CONSULTATION 

2.6 The following consultees were identified: 

 Rossett Community Council  

 Rossett Ward Councillor 

 Neighbouring land owners / occupiers 
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 Natural Resources Wales 

 Wrexham Council Highways 

 Wrexham Council Public Protection 

 Welsh Water 

2.7 The planning application documents were made available for inspection 

online through a designated file sharing website: http://jmp.sh/m6tySQp  

2.8 Additionally the documents were made available to view online using one 

of the free public computers at Gresford Community Library, Vicarage Lane, 

Gresford, Wrexham, LL12 8UW. 

2.9 All documents were made available to view for a period of 6 weeks (between 

31st May and 12th July 2017), in accordance with the statutory consultation 

period (which requires a minimum of 28 days). 

ROSSETT COMMUNITY COUNCIL 

2.10 Rossett Community Council were identified for consultation in that the 

application site is located within the village of Rossett. A copy of the pre 

application consultation site notice was sent to the Clerk to the Council, 

Wendy Pace. 

 ROSSETT WARD COUNCILLOR  

2.11 A copy of the pre application consultation site notice was sent to the Rossett 

Ward Councillor Hugh Jones. 

NEIGHBOURS 

2.12 Copies of the consultation site notice alongside a covering letter were 

delivered to the following neighbouring land owners / occupiers:  

Llyndir Cottage 
Llyndir Lane 

Rossett 
LL12 0AY 

 

Broad Oak Lodge 
Llyndir Lane 

Rossett 
LL12 0AU 

 

Wesley Cottage 

Green Lane 
Rossett 
LL12 0AU 

 

Cilan 

Green Lane 
Rossett 
LL12 0AU 

 

Broad Oak Cottage 

Llyndir Lane 
Rossett 

LL12 0UA 

 

http://jmp.sh/m6tySQp
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STATUTORY CONSULTEES 

2.13 Natural Resources Wales, Wrexham Council Highways, Wrexham Council 

Public Protection and Welsh Water were identified in accordance with 

Schedule 4 to the 2016 DMPOH. 
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 COPY OF NOTICES 

3.1 Copy of the notice displayed outside the site and served upon adjoining land 

owners / occupiers, Rossett Community Council and Ward Councillor.  

 

DECLARATION 

3.2 We, the planning agent, confirm that the site notice was displayed in accordance with the 

statutory requirements on the development site for a period of not less than 28 days. 
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3.3 Copy of the notice served upon specialist consultees. 
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 CONSULTEE RESPONSES 

 

4.1 Several responses were received and this chapter provides a summary and 

commentary as to how the responses have been taken into account in 

preparing the application. Full copies of each response are listed within the 

Appendices in Chapter 5. 

 

WREXHAM COUNCIL HIGHWAYS (APPENDIX 1) 

4.2 In summary the following points were raised: 

 Adequate visibility splays are proposed. 

 The surrounding road network would benefit from new passing pays on 

Llyndir Lane and on the unnamed road past Rosett Business Village. 

 Traffic generation from the proposed development should be limited to 

that previously experience by the farm. 

 Questions raised over the traffic generation figures that the farm 

previously experienced. 

 Questions raised over the trip rate figures proposed. 

 Recommendation that a new footway is provided along the site 

frontage. 

 Parking provision should be increased from 33 spaces to 35 spaces. 

 The turning space for a 11.2m long refuse vehicle as indicated within 

the proposed site plan is acceptable 

 Concerns over the one way system proposed. It is recommended that 

the southernmost access into the farmyard is closed up and the two 

way northern access used to serve all units. 

 Concern that the northern visibility splay to be provided for the exit 

point potentially cuts across 3rd party land. 

Our Response 

4.3 With regard to vehicle movements, it appears that the highway response 

has mistaken the 4, 4.5 and 5 two way vehicle movements proposed for 

each of the dwellings as one way vehicle movements. More detailed 

information is set out within the application documentation, specifically the 

highways supplemental note. 

4.4 It is considered that the vehicle movement figures submitted are an 

accurate representation of expected trip rates. For example 5 two way 

vehicle movements as stated (for 4 bed dwellings) equates to 10 individual 

vehicle movements, in line with the highways consultee comments which 

also quote a figure of 10 – 11 vehicle movements per dwelling. Regarding 
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a separate planning application approved in the locality at Gamford Farm, 

the Council’s highways department also referenced that “a single dwelling 

typically generates around 11 vehicle movements per day”. 

4.5 A lower figure of 4 two way movements per day is provided for 2 bed 

dwellings as these are expected to generate lower vehicle movements. 

4.6 We consider that the site layout currently proposed provides the optimum 

arrangement for vehicular access and it is proposed for the one way system 

as originally proposed to remain unaltered. Clear signs would enforce the 

one way system to ensure that residents of units 1 to 8 do not use the ‘in’ 

access point as an exit.  

4.7 Comments regarding a separate access to the north of the site are not 

considered relevant as this access point is outside the remit of this planning 

application. 

4.8 It is confirmed that the visibility splay to the north does not pass across 3rd 

party land. 

4.9 A new footway is shown across the site frontage on the proposed site plan 

as requested. 

4.10 A revised site plan now indicates 35 parking spaces in accordance with the 

Council’s adopted standards.  

4.11 In terms of comments regarding passing bays on the surrounding road 

network, whilst this involves land outside of the control of the applicant, it 

is submitted that the applicant is committed to working with Wrexham 

Borough Council highways to improve the wider network and would be open 

to a commuted sum payment through an appropriate legal agreement to 

ensure this matter is addressed. 

 

WREXHAM COUNCIL PUBLIC PROTECTION (APPENDIX 2) 

4.12 The response states that no condition would be placed upon the application. 

A guidance note is referred to with regards to contaminated land.  

 

NATURAL RESOURCES WALES (APPENDIX 3) 

4.13 The response considers the potential of the site to contain contamination 

due to the former farming use. It was requested that it is preferable for the 

development to be connected to the existing piped foul sewage system, 
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rather than foul water being dealt with through a package treatment plant 

and discharged into Pulford Brook, as proposed.  

4.14 It is acknowledged that the site is outside the extreme flood risk zone and 

has a low risk of flooding from surface water.  

4.15 It is stated that bat works should be carried out under the provisions of a 

derogation licence issued by NRW as requested. 

4.16 It is agreed that the suggested approach of Reasonable Avoidance Measures 

(RAMs) in respect of great crested newts should be followed. 

Our Response 

4.17 After taking these comments into consideration, it is the intention to retain 

the private foul water treatment plant as originally proposed to discharge 

into Pulford Brook. This would avoid the prohibitive costs associated with a 

piped connection. A package treatment plant arrangement has been carried 

out at similar barn conversion schemes in Wrexham (notably Cornish Hall). 

Full details would be provided through the discharge of an appropriately 

worded planning condition covering foul water drainage. 

4.18 Bat works would be carried out under the provisions of a derogation licence 

issued by NRW as requested. 

 

WELSH WATER (APPENDIX 4) 

4.19 In summary Welsh Water have no objection to the proposed development 

and offer standing advice, to be taken into account through any future 

planning application for the development. 

4.20 As it is not the intention to connect to the public sewer network, it is stated 

that comments from Welsh Water are limited.  

4.21 Regarding sewage treatment, it is stated that no problems are envisaged 

with the waste water treatment works for the treatment of domestic 

discharges from the site.  

Our Response 

4.22 It is agreed that no issues are envisaged with the private waste water 

treatment plant. 
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ROSSETT COMMUNITY COUNCIL 

4.23 No response. 

 

ROSSETT WARD COUNCILOR  

4.24 No response. 

 

 NEIGHBOURS 

Broad Oak Lodge 
Llyndir Lane 

Rossett 
LL12 0AU 

 

Response received. 
 

Please refer to appendix 5. 

Wesley Cottage 

Green Lane 
Rossett 
LL12 0AU 

 

No response. 

Broad Oak 

Cottage 
Llyndir Lane 

Rossett 
LL12 0UA 
 

No response. 

Llyndir Cottage 
Llyndir Lane 

Rossett 
LL12 0AY 

 
 

Response received.  
 

Please refer to appendix 6. 

Cilan 
Green Lane 
Rossett 

LL12 0AU 
 

 

No response. 

 

 

4.25 With reference to the response from Llyndir Cottage, the points raised have 

been taken into account and we make the following comments: 

 The Town and Country Planning Development Management 

Procedure (Wales) (Amendment) Order 2016 has been correctly 

followed. National and local requirements information has been made 
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available through the pre application consultation. The application 

has been publicised by making available “any documents and 

particulars or evidence that would be required for a subsequent 

application, in the same or substantially the same form, to be a valid 

application”.  

 The Welsh Government Pre Application Consultation Guidance Note 

states through paragraph 50 that: “LPAs should not use validation 

to prevent the start of the determination period where an applicant 

has taken reasonable steps to fulfil the information requirements”.  

 

 We consider that reasonable steps have been undertaken to fulfil 

the information requirements. 

 There is no formal requirement to undertake submit a pre application 

enquiry. We have had dialogue with a planning officer from Wrexham 

Council and are well versed in the submission and determination of 

such applications in the local authority area e.g. Gamford Farm and 

Cornish Hall. 

 There is no intention to reactivate the remaining farm buildings for 

any farm operations.  

 The red line boundary has been amended to now include Structure B. 

 The development would not have a significant visual intrusion into 

the surrounding landscape by way of overdevelopment, poor layout, 

design or landscaping. 

 There will be a net improvement through the demolition of several 

buildings. Landscaping is not a matter included within this application, 

it would be dealt with through the discharge of an appropriately 

worded planning condition. The proposed site plan represents the 

optimum layout, taking into account the characteristics of the site. 

 The NRW response states that the site is considered to be at very 

low risk from surface water flooding. There will be an improvement 

with regards to the removal of hardstanding. 

 An updated structural condition report has been carried out by 

Huxtable and Hodgeson in July 2017.  

 There are no trees or hedges within the boundary of the application 

site and as such it is considered that an Arboricultural Survey is not 

required.  
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 An affordable housing requirement has not been consciously avoided. 

25 + dwellings could not be accommodated on the site. Four 2 bed 

dwellings are still proposed, representing a more affordable dwelling 

type, to cater for the lower end of the market / younger buyers and 

in accordance with the characteristics of building A. 

 Detailed plans for building D have been included within the pre 

application consultation.  

 

 The trip rates provided are considered accurate and manual for 

streets has been followed. 

 

 35 parking spaces are now indicated on the proposed site plan. 

4.26 With reference to the response from Broad Oak Lodge, the points raised 

have been taken into account and we make the following comments: 

 The development of the site for no more than 6 dwellings would not 

make optimum use of the site and would provide little scope for the 

demolition of any other buildings not being converted. 

 The increase in vehicle movements is not considered substantial when 

taking into account the previous farm operations and type of vehicles 

using the site. 

 The widening of Llyndir Lane along the site frontage and the creation 

of a new passing bay are considered to compensate for the new traffic 

generated, providing an acceptable solution in highway safety terms. 
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 SUMMARY AND CONCLUSIONS 

 

5.1 This pre application consultation process has taken place in advance of a 

full planning application for the conversion and part demolition of the 

existing barns to create 13 residential units at the site of Broad Oak Farm, 

Rossett. The Town and Country Planning Development Management 

Procedure (Wales) (Amendment) Order 2016 has been correctly followed. 

5.2 Full drawings and statements were presented and other information made 

available best represented the content of an application but acknowledged 

that it was not the final article. Sufficient information in substantially the 

same form was provided for people / consultees to gauge and make an 

informed response. 

5.3 We have acknowledged a number of comments and amended the scheme 

now being submitted. There will be further opportunity for all parties to be 

consulted and make comments through the standard determination process. 
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 APPENDICES 

6.1 Appendix 1 – Copy of response from Wrexham Council Highways 
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6.3 Appendix 2 – Copy of response from Wrexham Council Public Protection 
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6.4 Appendix 3 – Copy of response from Natural Resources Wales 
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6.5 Appendix 4 – Copy of Response from Welsh Water 
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6.6 Appendix 5 – Copy of response from Broad Oak Lodge 
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6.7 Appendix 6 – Copy of response from Llyndir Cottage  
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